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The Greater Bunbury Region Scheme
What it is and how it is amended

Planning Greater Bunbury's future

The most populous area of the South-West
Region of Western Australia is the area
encompassed by the Greater Bunbury Region
Scheme (GBRS). The GBRS covers the City
of Bunbury and the Shires of Capel,
Dardanup and Harvey.

The Greater Bunbury locality is one of the
fastest growing areas in Australia, with a
population projected to exceed 100,000 by
2031. As it grows, change must be well
planned and well managed.

Provision must be made for future housing,
employment opportunities and transport
needs to meet this growth. It is also
necessary to set aside land for conservation
and recreation.

The GBRS provides for this change, and the
means by which affected landowners can be
compensated for land acquired for regional
public purposes.

What is the Greater Bunbury Region
Scheme?

The GBRS is a region planning scheme for
land use in the Greater Bunbury area. This
area stretches from Lake Preston in the north,
Peppermint Grove Beach in the south and
east to the Darling Scarp.

The GBRS defines the future use of land,
dividing it into broad zones and reservations.
It requires local government local planning
schemes to provide detailed plans for their
part of the region. These schemes must be
consistent with the GBRS.

The GBRS uses a set of maps and a scheme
text. The scheme text provides planning rules
for zones and reservations, which are shown
on the maps in different colours and patterns.

This plan has been in operation since
November 2007 and provides the legal basis
for planning in the Greater Bunbury area.

To plan for changing needs, the GBRS is
amended from time to time.

What is an amendment?

An amendment to the GBRS changes the
zoning or reservation of land to allow for a
different land use.

When a rezoning or a new reservation is
considered, an amendment to the GBRS is
advertised to seek comment from the wider
community and all levels of government.

The process allows for extensive community
consultation and discussion in Parliament
before a final decision is made.

How is the Greater Bunbury Region
Scheme amended?

The Western Australian Planning Commission
(WAPC) is responsible for keeping the GBRS
under review and initiating changes where itis
seen to be necessary.

The amendment process is regulated by the
Planning and Development Act 2005. The
amendment proposed in this report is being
made under the provisions of section 41
(often referred to as a major amendment).

The process of a major amendment to the
GBRS includes the following steps:

e Formulation of the amendment by the
WAPC.

e Referral of the proposed amendment to
the Environmental Protection Authority
(EPA) to set the level of environmental
assessment. Where the EPA requires an
environmental review, this is carried out
before the amendment is advertised.

e Consent by the Minister for Planning to
call for submissions.
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Advertising the amendment for public
inspection and inviting submissions.
Advertisements are placed in local and
statewide newspapers and information is
made available on the WAPC'’s website.
Landowners whose property is directly
affected by a proposed change are
contacted in writing. Where there is an
environmental review, this is also made
available for comment.

WAPC receive public submissions over a
three month period.

WAPC considers written submissions.
People who have made submissions may,
if they wish, also make an oral
presentation to a special committee
appointed to consider and report on these
submissions.

WAPC reviews the proposed amendment
in light of submissions. The amendment
may be modified before proceeding.

Readvertising  for  further  public
submissions may be required by the
Minister for Planning if the amendment is
substantially modified as a result of
submissions.

Minister presents the amendment with
WAPC recommendations to the Governor
for approval.

Placing of the amendment, as approved
by the Governor, before each House of
State Parliament, where it must remain for
12 sitting days. During this time, the
amendment is again on public display with
the WAPC'’s report on submissions.

In Parliament, a member may introduce a
motion to disallow the amendment. If this
motion succeeds, the GBRS will not be
amended. Otherwise, the amendment
becomes legally effective in the GBRS.

The following diagram shows the main steps.

WAPC resolves to amend
GBRS and refers to the EPA

EPA determines level of
environmental assessment

) ) |
| Environmental review |
| prepared if required '
L

WAPC submits to Minister for
consent to advertise

Amendment advertised seeking
public comment

WAPC considers submissions
and makes recommendation

I
: Environmental conditions |
| incorporated if required

Approved by Governor

Considered by Parliament

Amendment takes effect
in the GBRS

When the GBRS is amended, local planning
schemes must also be amended to match the
broad zonings and reservations of the GBRS.
Affected local governments provide more
detailed planning for each area.

Within three months of a GBRS amendment
being finalised, an affected local government
must initiate an amendment to its local
planning scheme.



Zones and reservations

Zones and reservations in the GBRS are
broad categories. They are not precisely
defined or Ilimited, but the following
descriptions are a guide.

Zones

Urban: to provide for residential development
and associated local employment, recreation
and open space, shopping, schools and other
community facilities.

Urban deferred: land suitable for future urban
development but where there are various
planning servicing and environmental
requirements which need to be addressed
before urban development can take place.

The WAPC must be satisfied that these
issues have been addressed before rezoning
to urban.

Regional Centre: the Bunbury central
business district within which commercial,
civic, cultural, residential, service and
administration activities serving the region are
located.

Industrial: to provide for manufacturing
industry, the storage and distribution of goods
and associated uses.

Rural: to provide for the sustainable use of
land for agriculture, assist in the conversation
and wise use of natural resources including
water, flora and minerals, provide a distinctive
rural landscape setting for the urban area and
accommodate carefully planned rural living
developments.

Private recreation: to accommodate regionally
significant open space and recreation
activities in private use.

Reservations

Land is reserved for community purposes. It
may be reserved to protect a resource or to
provide areas for infrastructure.

Regional Open Space: to protect the natural
environment, provide recreational

opportunities, safeguard important
landscapes and provide for public access.
Primary Regional Roads: to provide a regional
road network to accommodate current and
future transport needs on roads declared
under the Main Roads Act 1930.

Other Regional Roads: to provide a regional
road network to accommodate current and
future transport needs on roads for which the
planning responsibilities are shared between
the Commission and local government.

Railways: to provide for the passage of trains,
the marshalling, maintenance and storage of
rolling stock, and the conveying of public and
freight by rail.

Port installations: to provide for the current
and future expansion needs of the Port of
Bunbury.

Waterways: to recognise permanently
inundated inland and coastal lands below the
high water mark, and existing and proposed
water canals.

State Forests: to recognise State forests.

Public Purposes: land for public facilities such
as hospitals, high schools, universities,
prisons, utilities for electricity, water and
treatment of wastewater, commonwealth
government and other special uses.

What if my land is rezoned?

Landowners may find that an amendment
seeks to rezone their property, for example
from rural to urban or urban deferred.

If the zoning is changed, landowners do not
have to change their use of the land or
lifestyle. They can stay as they are or they
may set about changing their land use. For
instance, some may seek approval to
subdivide their land or apply to develop it in
some way that suits the new zoning.

The WAPC realises that many people choose
their properties because they like them as
they are and may not want to change from, for
example, a rural-residential lifestyle to an
urban area. Others are keen to change the
land use.

vii



For these reasons, amendments to the GBRS
are advertised so that all affected landowners
and anyone else have time to examine the
proposals and lodge a submission.

What if my land is reserved?

Land is reserved because it will be needed
eventually for a public purpose such as parks
and recreation or other regional roads.

If your land is marked for a reservation in an
advertised amendment, you can continue to
use and enjoy your property. Generally,
reserved land can remain in private ownership
until it is needed for the purpose for which itis
reserved. The WAPC has reservations over
many areas of land, which are privately
owned.

To protect landowners, there are procedures
for acquisition or compensation by the WAPC.
These are outlined in Your Property and the
Greater Bunbury Region Scheme, a leaflet
reproduced at the back of this report and
available separately from the Department of
Planning.

How can my views be heard?

You can lodge a written submission on the
proposed amendment during the advertised
period. A submission form is available at the
back of this report, from the display locations
for this amendment and from the WAPC's
website.

People writing submissions may choose also
to attend a hearing. This follows the
submission period, where you can express
your views to a hearings panel.

Publications

In the course of each substantial amendment
to the GBRS, information is published under
the following titles:

Amendment report

This document is available from the start of
the public submission period of the proposed
amendment. It sets out the purpose and
scope of the amendment, explains why the
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proposal is considered necessary and informs
people how they can comment.
Environmental review report

The EPA considers the environmental impact
of an amendment to the GBRS before it is
advertised. Should the EPA require formal
assessment an environmental review is
undertaken and that information is made
available for comment at the same time as the
amendment report.

Report on submissions

This publication documents the planning
rationale, determination of submissions
received and the recommendations for final
approval of the amendment made by the
WAPC.

Submissions
All the written submissions received on the
proposed amendment are reproduced as a
public record.

Transcript of hearings

The hearings procedures are recorded and
transcribed. All transcripts are published as a
public record.




Greater Bunbury Region Scheme Amendment 0060/41
(major amendment)

Waterloo Industrial Expansion Area
Shire of Dardanup

Report on Submissions

Planning Objective

The purpose of this proposal is to amend the Greater Bunbury Region Scheme (GBRS) by
rezoning

e Lots 100 (part), 101, 102, 60 Blaweary Close, Waterloo;

e Lots 63 (part), 1 (part), 58 (part), 4 (part), 5 (part), 608 (part), 4 (part), 5 (part), 5277 Martin-
Pelusey Road, Waterloo/Paradise;

e Lots 50, 530, 531, 273 Copplestone Road, Paradise;

Lots 3 (P 232800) (part), 9, 2, 1 (D 42562), 66, 5 (part), 6 (part), 3 (D38550) (part), 10 (part),

11, 12, 13 (part), 8 (part), 4 (part), 1 (D83598) (part), 98, 99 (part) Harris Road, Paradise;

Lots 1, 35 (part), 7 (part) Bell Road, Waterloo;

Lots 311 (part), 310, 480 Wireless Road, Waterloo;

Lots 19 (part), 20 (part), 21 (part), 22 (part) St Helena Road, Waterloo;

Reserve R35707 (part); and

Road Reserves for Bell Road, Copplestone Road, Harris Road, Blaweary Close, Wireless

Road, St Helena Road and Damiani-Italiano Road.

from Rural Zone to Industrial Deferred Zone and in order to facilitate future Industrial
developments at the Waterloo Industrial Expansion Area. This is consistent with the Industry
2030 Greater Bunbury Industrial Land and Port Access Planning (2000), Greater Bunbury
Strategy 2013, the Greater Bunbury Structure Plan, the Waterloo District Structure Plan and the
Shire of Dardanup Local Planning Strategy (2015).

Background

The Waterloo Industrial Expansion Area was originally identified in the Industry 2030 Greater
Bunbury Industrial Land and Port Access Planning (2000) which was the subject of a full public
consultation process.

It was then formally identified in the Western Australian Planning Commission (WAPC)
endorsed Greater Bunbury Strategy 2013 following an extensive public consultation and public
advertising of the draft Strategy in 2011. It was also identified in the South West Economic and
Employment Lands Study as the preferred site for the agri-food processing area if one was to
be established in the South West. The area is located east of the existing industrial area known
as Picton South. It is located south of the Perth-Bunbury rail line and is bounded on the west by
Martin-Pelusey Road and Waterloo Road to the east and Copplestone Road and Damiani-
Italiano Road to the south.

The area was selected due to its proximity to major highways, rail infrastructure and being
located 12 kilometres from the Bunbury Port.

The Department of Planning, Lands and Heritage (the Department), in collaboration with the
Shire of Dardanup and other Government agencies, prepared the Waterloo District Structure
Plan.



An initial draft Waterloo District Structure Plan (DSP) was advertised between April and July
2016 for public comment. The comments were analysed by the then Department of Planning
and a report provided to the Western Australian Planning Commission (WAPC).

Following the realignment of the Bunbury Outer Ring Road (BORR) by Main Roads WA the
draft Waterloo District Structure Plan (DSP) was revised to take into account the implications of
the new BORR alignment on Waterloo and the revised draft Waterloo DSP was published for
public advertising between February and April 2019. The comments were again analysed by
the Department and report provided to the WAPC in October 2019, along with the finalised DSP.

Land uses proposed by the DSP include light industry, general industry, service commercial, a
special use area designated for rail related activities, agricultural food processing area, public
purpose — infrastructure services, primary road, and integrator streets.

The DSP was endorsed by the WAPC at its meeting on the 30 October 2019. The purpose of
the DSP is to set out an informing strategy to guide the vision and desired development and
environmental outcomes for the industrial expansion area, and in doing so, to provide the
context and framework for proposed amendments to the Greater Bunbury Region Scheme
(GBRS), the Shire of Dardanup Local Planning Scheme No. 3 (LPS 3) and more detailed
planning in the form of Local Structure Plans.

The subject land currently supports agricultural uses, primarily hay production and grazing. The

following lists the ownership of the proposed industrial area:

e private owners (42 lots in total);

e the State Government (Reserve R35707); and

e road reserves for Bell Road, Wireless Road, Harris Road, Blaweary Close, Copplestone
Road and Damiani-Italiano Road.

Scope and content of the amendment

The land subject to this amendment is approximately 1350 hectares in area and is immediately
located south of Perth to Bunbury rail line, is bounded on the west by Martin-Pelusey Road, to
the east by Waterloo Road, and to the south by Copplestone Road and Damiani-Italiano Road.
The subject land is situated in the locality of Waterloo and Paradise and is 14 km east of the
Bunbury Central Business District.

The proposal involves the amendment of the existing zoning of the subject land from the Rural
Zone to the Industrial Deferred Zone under the GBRS.

The current zone under both the GBRS and LPS3 covering the subject land does not make
provision for the future uses as prescribed in the DSP hence the request for amendments in
order to implement components of the structure plan.

The transfer of land from the Industrial Deferred zone to an Industrial zone may be initiated by
either of the landowner, the local government or any public authority. Before agreeing to the
transfer of land from the Industrial Deferred zone to the Industrial zone, the WAPC will require
evidence, such as a Local Structure Plan, for each precinct, which ensures:

e the land is capable of being provided with essential services and agreement has been
reached between the developers and service providers with regard to the staging and
financing of services

e planning is sufficiently advanced to depict an acceptable overall design to guide future
development, by means of an endorsed structure plan (WAPC and LG)

e the proposed industrial development is in accordance with endorsed strategic planning
framework



e regional requirements have been satisfied or provisions made for them
e any constraints to industrial development, including in relation to environmental, hazard and
risk issues, can be satisfactorily addressed.

Where there is a proposal to lift the Industrial Deferred zone, it will be referred to the local
government and relevant State Government agencies for comment. The proposal, with
supporting information and justification in accordance with the Development Control Policy 1.9
- Amendment to region schemes and the Lifting of Industrial Deferment Guidelines will be
considered and determined by the WAPC. The assessment of this amendment will further refine
the criteria required to lift the Industrial Deferment, which will be detailed in the report on
submissions to guide future planning.

Aboriginal Heritage

The Aboriginal Heritage Act 1972 provides for the protection and preservation of Aboriginal
heritage and culture in Western Australia, including places and objects of significance to
Aboriginal people, whether previously recorded or not.

The process of rezoning land in a region scheme is not itself directly affected by the Aboriginal
Heritage Act 1972, as the proposed land use changes are very broad in nature and do not,
themselves, physically interfere with the land. The protection of Aboriginal heritage sites is
specifically addressed during later stages of the planning process, usually when a local structure
plan is being developed.

Nevertheless, in recognising the importance of having reliable Aboriginal information on land
and the values attached to it, the proposed amendment will be assessed against the provisions
of the Aboriginal Heritage Act 1972 during the consultation phase of the amendment process.
As part of the background to the Waterloo DSP an Ethnographic and Archaeological Heritage
Assessment (2015) was carried out including a comprehensive desktop review to confirm the
nature and extent of all Aboriginal sites within the Waterloo industrial expansion area.

Coordination of Region and Local Scheme amendments

The Shire of Dardanup’s Local Planning Scheme is required to be consistent with the GBRS.
Once the Industrial Deferred and subsequent Industrial zonings have been approved for the
GBRS, amendments to Shire of Dardanup LPS 3 will be undertaken to ensure consistency with
the GBRS.

Sustainability appraisal

Under the GBRS, the Waterloo DSP area is presently zoned Rural. The Rural zone over the
subject land would not permit development of industrial uses proposed by the DSP and
accordingly an amendment to the GBRS is required in order to facilitate the development of
such uses.

The proposed amendment on the subject land is considered to be orderly and proper planning
as the proposal explored planning solutions in line with the DSP. This provides the opportunity
to determine the type and location of development, orderly roll out of services, ensures the
internal road network conforms to WAPC policy in industrial areas, both local level and district
level water management issues are addressed in a timely manner, detailed design of drainage
reserves and green spaces, and provides appropriate screening from the BORR.

Strategic Planning for the area further comes under both the Industry 2030 Greater Bunbury
Industrial Land and Port Access Planning (2000) and the Greater Bunbury Strategy 2013 where
a variety of industrial and employment land activities are proposed.
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The subject land is located immediately south of the proposed residential area of Wanju and in
close proximity to the established residential areas of Eaton, Millbridge and Treendale. It abuts
the Picton South Industrial area to the west. The purpose of the land is to provide employment
opportunities in close proximity to the residential areas east of the Bunbury CBD.

Detailed planning through the local structure planning for individual precincts will address the
level of services provided with regards to reticulated water and sewerage, drainage,
underground electricity, telecommunication, access, and fill.

Substantiality

The Planning and Development Act 2005 allows for an amendment to a region planning scheme
to be processed as either 'minor' or 'major' amendment, depending on whether the WAPC
considers the amendment to be a substantial alteration to a scheme, or not. The WAPC is of
the opinion that this amendment constitutes a substantial alteration to the GBRS having regard
to the significant spatial extent of the proposed area for development.

The Industry 2030 Greater Bunbury Industrial Land and Port Access Planning (2000) and the
Greater Bunbury Strategy strongly promote a range of industrial activities as evidenced by the
following employment activities proposed: light industry, general industry, service commercial,
a special use area designated for rail related activities and an area for agricultural food
processing. The South West Regional Planning and Infrastructure Framework (2015)
recommended that there is a supply of industrial and business development land in appropriate
locations which are serviced with reticulated services with appropriate communications,
transport and waste services infrastructure. As such it is considered appropriate for this
amendment to be processed as a major amendment to the GBRS.

Environmental Protection Authority advice

The proposed amendment was referred to the EPA for advice on whether environmental
assessment would be required. The EPA has advised that the proposed amendment does not
require formal assessment under part IV of the Environmental Protection Act 1986. The EPA
provided advice and recommendations as shown at Appendix A.

The Amendment Process

The procedures for amending the GBRS are prescribed by the Planning and Development Act
2005. Section 41 of the Planning and Development Act 2005 sets out the procedure for
processing amendments which the WAPC considers a substantial alteration to the Scheme. A
more detailed explanation of this process, entitled ‘The Greater Bunbury Region Scheme - What
it is and how it is amended’ can be found in the front of this report.

Submissions on the amendment

The amendment was advertised for public submissions for a period of 90 days from 15
September 2020 to 14 December 2020. Advertising of the amendment occurred on the
Department of Planning, Lands and Heritage website, Shire of Dardanup website and local
newspapers. All of the owners of land, the subject of and surrounding the proposed amendment,
were forwarded a copy of the amendment report and advised of the opportunity and procedure
for making submissions.

Ten submissions were received from referral agencies. No submission objected to the proposed
amendment. A full copy of the submissions is included in this report as shown at Appendix E.
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Hearings

Any person that made a written submission has the opportunity to personally present the basis
of their submission to a sub-committee of the WAPC. There were not any requests for hearings
and as such this did not take place.

Modifications to the amendment

After considering any comments received from the public and government agencies, the WAPC
may make modifications to the amendment. The recommendations of the WAPC, including any
modifications, are published in a report on submissions. Anyone who has made a submission
will receive a copy of this document when the amendment is tabled in Parliament. The report
will also be available on the WAPC’s website www.dplh.wa.gov.au. The submissions did not
require any part of the amendment to be modified. As such, the amendment is recommended
to progress as advertised.

Final outcome

Following consideration by both Houses of Parliament, those who made submissions will be
notified of the final outcome, along with all affected landowners.
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List of Submissions

Number Name

1. Atco Gas

2. Department of Health

3. Department of Mines, Industry Regulation and Safety (DMIRS)
4. Shire of Harvey

5. Public Transport Authority (PTA)

6. Department of Fire of Emergency Services (DFES)

7. Shire of Dardanup

8. Main Roads of Western Australia (MRWA)

9. Department of Water and Environmental Regulation (DWER)

10. Water Corporation (WC)






Appendix C

Summary of Submissions and Determinations






Greater Bunbury Region Scheme
(major amendment)

Waterloo Industrial Expansion Area
Shire of Dardanup

Summary of Submission and Determinations

Submission: 1
Submitted by: Atco Gas
Proposal: Industrial Deferred (0060/41)

Summary of Submission: No Objection

1. Atco has a high-pressure gas main located in an easement in the western
portion of the structure plan area. It is requested that at the design stage the
proponents contact Atco to ensure the future land use is compatible with the
ongoing operations of the high-pressure gas pipeline.

Planning Comment:

1. Comments noted. This matter will be considered when a local structure plan is
prepared for the area containing the pipeline. No development can commence
until the local structure plan has been endorsed or the Industrial Deferment has
been lifted by the WAPC.

Determination:

Submission noted

Submission: 2
Submitted by: Department of Health
Proposal: Industrial Deferred (0060/41)

Summary of Submission: No objection

1. The Amendment is to require that development is to be connected to scheme
water and reticulated sewerage and be in accordance with the Government
Sewerage Policy 2019.

The subject land has been identified as having elevated groundwater and
surface inundation. As such, the DOH does nhot support the Amendment unless
it can be clearly demonstrated that each of the proposed lots are suitable for
effluent disposal via a site-specific Site and Soil Evaluation (SSE) report under
winter conditions and in accordance with AS/NZ 1547.2012.

Any proposals for stormwater 'third pipe' schemes, recycled water treatment,
storage and use will be required to obtain DOH approval and so should be
developed in consultation with this agency.



The Amendment is to acknowledge and incorporate appropriate separation
distances in accordance with the Environmental Protection Authority (EPA)
Environmental Assessment Guideline (EAG) 3 'Guidance for the Assessment of
Environmental Factors No. 3 - Separation Distances between Industrial and
Sensitive Land Uses'.

The proposal is located in an area that may be prone to mosquitoes as wetlands
are in the vicinity. It is pertinent that an approval condition of this amendment
includes the requirement for developers/local government to adequately
resource the management of impacts from mosquitoes and mosquito-borne
disease on future occupants of the site.

Planning Comment:

1.

No development can commence until a local structure plan has been endorsed
and the Industrial Deferment has been lifted by the WAPC. The issue of
wastewater disposal will be considered at that time. Any issues relating to the
options for wastewater disposal would have to meet the requirements of the
Government Sewerage (2019) and would be referred to DoH as part of the local
structure plan process.

This matter would be addressed through the local structure plan process.

This matter would be addressed through the local structure plan process and as
conditions of subdivision/development.

Determination:

Submission noted

Submission: 3
Submitted by: Department of Mines, Industry Regulation and Safety
Proposal: Industrial Deferred (0060/41)

Summary of Submission: No objection

1.

The Bunbury to Albany gas pipeline investigation corridor and alternate route are
located along the western boundary of the proposal area. It would be proactive
to amend the industrial expansion boundary to follow this outline to reduce any
future conflict or discuss this directly with the Department of Jobs, Tourism,
Science and Innovation (JTSI).

The proposal area is overlain by Petroleum Exploration Permit EP 496 held by
Bunbury Energy Pty Ltd. However, due to the size of the EP, this is not
considered to be a hindrance for (GBRS) Amendment 0060/41.

To the NE, outside of the proposed area, is a Significant Geological Supply
(SGS) for Clay and several Extractive Industry Licences are currently being
operated by Austral. Although the resource is outside the proposal area, the
notification and protection zone overlaps the north-eastern boundary.



This is not considered to be a major issue however it is recommended that
sensitive land use in this area should be restricted in the short-term and
development in this area project managed with future sequential land use for the
resource.

The proposal also affects Exploration Licence E70/3005 held Doral Mineral
Sands. Known heavy mineral sands are in proximity to Lots 3 and 6 in the south-
east corner of the area which have potential for future heavy mineral sands
mining (Titanium-Zircon). Any sensitive land use development within this area
could pose an issue for future mining but this could be resolved by
communication with the tenement holder and taking into account sequential land
use.

Overall, the Department of Mines, Industry Regulation and Safety has
determined this proposal raises no significant issues with respect to mineral and
petroleum resources, geothermal energy, and basic raw materials.

Planning Comment:

1.

4.

5.

The Waterloo DSP proposes road reserves and pre-development flood storage
areas within the investigation area. No development can commence until a local
structure plan has been endorsed and the Industrial Deferment has been lifted
by the WAPC. The issue of of the investigation corridor for the Bunbury to Albany
gas pipeline will be considered at that time. Given the importance of the corridor
the draft structure plan would be referred to DMIRS for comment. It is not
appropriate to move the boundary of the Industrial Deferred zone until further
planning is undertaken in this area. The pipeline in is not inconsistent with the
Industrial zone.

Petroleum Exploration Permit EP 496 is outside the area of the Waterloo
Industrial Park. DMIRS comments on its unlikely impact on development are
noted.

Once developed there are unlikely to be any sensitive land uses in the restricted
area shown. This matter can be addressed through the preparation of the local
structure plan for this area. This matter will be referred to DMIRS as part of this
process.

Refer to comments 3 above.

Noted

Determination:

Submission noted



Submission: 4

Submitted by: Shire of Harvey

Proposal: Industrial Deferred (0060/41)
Summary of Submission: No Objection

1.  The Shire of Harvey has no objection to the amendment.
Planning Comment:

1. Comment noted

Determination:

Submission noted

Submission: 5
Submitted by: Public Transport Authority (PTA)
Proposal: Industrial Deferred (0060/41)

Summary of Submission: No Objection

1. PTA has no objection to the proposed amendment
Planning Comment:

1. Comment noted.

Determination:

Submission noted

Submission: 6
Submitted by: Department of Fire and Emergency Services
Proposal: Industrial Deferred (0060/41)

Summary of Submission: No objection

1. It is unclear from the documentation provided if the WAPC has applied State
Planning Policy 3.7 — Planning in Bushfire Prone Areas (SPP 3.7) to this
proposal.



Given the proposal seeks to rezone various lots within the locality of Waterloo
from the Rural Zone to the Industrial Deferred Zone, the proposal provides an
opportune mechanism for the coordination of bushfire risk to ensure that it does
not result in the introduction or intensification of development or land use in an
area that has or will, on completion, have an extreme BHL and/or BAL-40 or BAL-
FZ.

SPP 3.7 seeks to reduce vulnerability to bushfire through the identification and
consideration of bushfire risks in decision-making at all stages of the planning
and development process.

A Bushfire Management Plan (BMP) is required to accompany strategic planning
proposals, subdivision and development applications in areas above BAL-LOW
or areas with a bushfire hazard level above low (refer to clause 6.2b). A BMP
includes the bushfire assessment, identification of the bushfire hazard issues
arising from the relevant assessment and a clear demonstration that compliance
with the bushfire protection criteria contained within Appendix 4 of these
Guidelines, is or can be achieved.

The BMP should be prepared as early as possible in the planning process and
progressively refined or reviewed as the level of detail increases. The level of
detail provided within a BMP should be commensurate with the applicable
planning stage and scale of the proposal or application.

Should you apply SPP 3.7 then, we request the relevant information pursuant to
this policy be forwarded to DFES to allow us to review and provide comment
prior to the endorsement of the proposal.

Land Use Planning staff are available to discuss planning proposals and provide
general bushfire advice at any stage of the planning process. Please do not
hesitate to contact me on the number below, should you require clarification of
any of the matters raised.

Planning Comment:

1.

SPP 3.7 has been applied to the subject land. As required under sub section 6.2
a BHL assessment was provided as part of the Wanju, Waterloo and South
Picton District Structure Plans.

A BHL assessment was undertaken as part of the district structure plan for
Waterloo. The BHL assessment identified three small areas of ‘Extreme’ Hazard.
This assessment also recommended methods to further reduce the impacts of
bushfire on development abutting these areas. These matters will be further
refined at the local structure planning stage and will be referred to DFES as part
of this process.

Noted. Refer to comments 1 and 2 above.
Noted. Refer to comments 1 and 2 above.

Noted. This will occur at the time the local structure plans are prepared.



6.

7.

Noted.

Noted.

Determination:

Submission noted

Submission: 7
Submitted by: Shire of Dardanup
Proposal: Industrial Deferred (0060/41)

Summary of Submission: Support

1.

The Shire of Dardanup is pleased to advise that Council at its meeting held on
25" November 2020 resolved to ‘advise the Western Australian Planning
Commission that it supports the Greater Bunbury Region Scheme Amendments
0059/41 and 0060/41 for the Wanju Urban Expansion Area and the Waterloo
Industrial Expansion Area’.

In addition, the Shire wishes to reiterate the critical importance of timing for the
preparation of Developer Contribution Plans (DCP’s) for both Wanju and
Waterloo. This issue was raised by the Shire in its submission dated 9 May 2019
(copy attached), to the Department of Planning, Lands and Heritage (the
Department) on the district structure plans for both Wanju and Waterloo. Given
the considerable costs and complexities involved in the preparation of DCP’s,
the Shire once again requests financial and/or staff support from the State
Government for the preparation of such plans. The Shire would also actively seek
to establish a working group with the Department and other relevant State
Government Agencies for input into the preparation of the DCP’s for Wanju and
Waterloo.

Planning Comment:

1.

2.

Comments noted.

Comments related to the preparation of the DCP are noted but the issues of
funding or in kind the Department staff support are beyond the scope of this
GBRS amendment

Determination:

Submission Noted and dismissed in part.



Submission: 8

Submitted by: Main Roads WA

Proposal: Industrial Deferred (0060/41)

Summary of Submission: No Objection

1.

Following recent BORR planning as well as a review of the Great Bunbury road
network/traffic modelling, a proposed 4-lane north-south link road within the
original BORR North GBRS PRR corridor is being investigated between
Waterloo and Forrest Hwy. Recent thinking suggested having a major north-
south link through the proposed residential area of Wanju (and adjacent to school
sites/playing fields) is not desirable given projected traffic volumes and therefore
an alternative to the west of Wanju is under consideration. The scale of this road
would be lesser than the original BORR concept, however significant local traffic
and industrial movements are anticipated requiring a 4-lane link with well
controlled access/major intersections. Suitable connections with Forrest Hwy,
SW Hwy, a flyover of the freight rail and linkages to areas within Waterloo will be
considered as part of this work;

Reinforcing the importance of intersection strategies and consolidation of
intersections within Waterloo (including the Martin-Pelusey north-south link and
other internal roads) to facilitate large/long vehicle movements while managing
safety, access and adequate connections. Consideration that no direct property
access should be considered for key routes within Waterloo Industrial Area to
maximise efficiency of heavy vehicle movements (and to maximise the
attractiveness of this strategic development for major operators). An access
strategy should be considered for the Waterloo road network;

Consideration of a suitable design vehicle utilising the Waterloo road network
(36.5m vs 27.5m) noting BORR provides for 36.5m vehicles. Long vehicles
require careful consideration of intersections standards, intersection spacing,
acceleration/deceleration and safety;

Staging for the BORR requires consideration with regard to Waterloo, including
whether the Wireless Road interchange is a flyover, partial or full connection in
the first instance and potential implications of this on the Waterloo/Picton South
road networks;

Potential connection of Waterloo Rd with the South-Eastern corner of Wanju
(long term grade separation ideally) as modelling of future traffic between Wanju
and Waterloo is showing significant traffic using BORR and the associated SW
Hwy interchange. Ideally access between Waterloo and Wanju would be dealt
with separately from BORR.



Planning Comment:

1.

This linkage is vitally important not only for the connection between Wanju and
Waterloo but the overall road network in this locality. Hynes Road and Vittoria
Road are the only two existing roads that provide north/south linkages east of
the Eelup Roundabout. This is impacting on road safety and adding to traffic
congestion in these areas. This additional north/south linkage will improve entire
traffic network for Eaton, Australind and Picton areas.

The preparation of an access strategy for the Waterloo area road network is
supported.
This could form part of the Waterloo area road network access strategy.

Noted. This is a design and network issue best considered by MRWA.

This supported as any initiative to improve connectivity between Wanju and
Waterloo is supported.

Determination:

Submission supported

Submission: 9
Submitted by: Department of Water and Environmental Regulation
Proposal: Industrial Deferred (0060/41)

Summary of Submission: No Objection

1.

It is recommended that Section 3 of the Amendment Report includes a specific
statement that a local structure plan will be required for each entire precinct as
this is consistent with the Waterloo DSP. If this requirement is not made clear,
then the development may be expected to occur in a piecemeal fashion and from
a water and environmental perspective is highly likely to result in poor outcomes
in the future

Planning Comment:

1.

Section 3 of the Report on Submissions has been updated to state that local
structure plan is required for each precinct. The head of power for the
requirement to prepare a local structure plan remains with the Waterloo District
Structure Plan and this document provides guidance on the issues that are to be
addressed including the need for a precinct wide structure plan. Notwithstanding
the lifting of the Industrial Deferment will also require the preparation and
endorsement of a local structure plan. Between the two processes this will
ensure that the precinct wide structure plans will be prepared.

Determination:

Submission noted.



Submission: 10

Submitted by: Water Corporation

Proposal: Industrial Deferred (0060/41)

Summary of Submission: No objection

1.

Future developers of land within Waterloo industrial expansion area will need to
obtain agreement with a licensed service provider/s regarding staging and
financing of services. As outlined in the DSP and supporting studies, these
matters and the appointment of a water and wastewater service provider should
be addressed prior to the local structure planning stage in order to avoid
piecemeal approaches to servicing.

Existing customers in the Picton and Waterloo areas are currently provided with
water by Agwest. Fit for purpose water supply options for irrigation and other
purposes in the future Waterloo industrial area have been considered as part of
the Water Servicing Report (GHD, 2018). The feasibility of these water servicing
options will need to be further investigated and embedded in the local structure
plans.

The land in Waterloo and the adjoining Wanju urban expansion area to the north
is mostly flat and low lying and remote from available water storages. Existing
Water Corporation headworks infrastructure (trunk mains, water storage tanks,
distribution mains) servicing customers in the developed parts of Australind and
Eaton do not have the capacity and height to also service Wanju and Waterloo.
New headworks infrastructure will need to be planned and capital funding
secured to service Wanju and Waterloo.

In view of the current rural nature of land uses, the Waterloo area is currently not
serviced with reticulated sewerage. Existing industries in the adjoining Picton
industrial area to the west are also not serviced with sewerage. The Waterloo
land is remote from Water Corporation sewerage networks and is not currently
included in the Corporation's long-term wastewater infrastructure planning for the
greater Bunbury region. The land is located approximately 15km from the
Corporation's Bunbury WWTP (Dalyellup).

In the event that a license wastewater service provider/s is nominated and
agreed for the area, the appointed service provider will need to undertake more
detailed engineering investigations to determine if and how the industrial area
can be serviced with sewerage and the timing, staging and headworks funding
arrangements for the wastewater infrastructure.

The Waterloo area is traversed by several open rural drains. These rural
standard drains were not designed to take additional runoff from the proposed
industrial land development. Under the Drainage Operating Licence conditions
these drains may flood adjoining rural land for up to 72 hours. There are also
downstream environmental conditions that need to be maintained. Runoff from
the proposed industrial development will therefore need to be detained within the
individual development sites and if necessary, within regional detention basins
set aside within the industrial area.



A District Water Management Strategy is required for the area in order to inform
more detailed local water management strategies to accompany local structure
plans.

Planning Comment:

1.

5.

6.

As part of any due diligence on a major project such as Waterloo Industrial
Expansion Area the proponent(s) will be expected to address servicing issues
associated with the project. There are currently two licenced water providers in
the Greater Bunbury sub region. Whilst the Water Corporation is the only
licenced wastewater provider in the locality it was noted during the preparation
of the Wanju and Waterloo DSPs that other private providers did show interest
in being involved in the development. One of these subsequently received a
wastewater licence for elsewhere in the State. It is unlikely that the selection of
providers for these services will be addressed prior to the finalisation of the local
structure plan process as the scale and scope of development won't be known
until that time. In addition, the possibility of multiple fronts being developed
concurrently needs to be considered as it is highly unlikely that the entire area
will be developed by a single developer.

Water and sewerage servicing options are to be investigated as part of the local
structure plan process.

The comments on capacity are noted but the longer-term requirements for the
Water Corporation is only to be considered if they remain the only wastewater
provider in the area. These become issues for both the service providers and
the developers in the future.
Refer to comment 2 above.
Refer to comment 2 above.

This matter would be addressed through the local structure plan process.

Determination:

Submissions noted.
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Submission 1
Response ID ANON-2Q5T-BE72-V

Submitted to Greater Bunbury Region Scheme Amendment 0060/41 Waterloo Industrial Expansion Area
Submitted on 2020-10-12 10:12:23

Submission

1 What is your first name?

First name:
Fiona

2 What is your surname?

surname:
Snellin

3 Submissions may be published as part of the consultation process. Do you wish to have your name removed from your submission?
No
4 What is your email address?

Email:
fiona.snellin@atco.com

5 Postcode

postcode:
6164

6 Do you support/oppose the proposal?
Support

7 Submission (reasons for support/opposition). Please type your submission into the box below or copy and paste text from a Microsoft
Word document.

Submission:
ATCOL Gas has high pressure gas mains within a registred Easement for gas within the western portion of the land identified for rezoning. ATCO requests any
future proponents contact ATCO during their preliminary design stage to ensure that their future use is compatible with the ongoing operations of a high pressure

gas pipeline.

File upload:
No file was uploaded

8 Please choose one of the following:
No, | do not wish to speak at the hearings.

Additional information

13 You should be aware that:



Submission 2



Submission 2

Government of Western Australia
Department of Health

Your Ref: RLS/0866
Our Ref: F-AA-70762 D-AA-20/143963
Contact: Vic Andrich 9222 2000

Ms Sam Fagan

Secretary

Western Australian Planning Commission
South West Office

Bunbury Tower 6t Floor

61 Victoria Street

BUNBURY WA 6230

Via email: gbrs@dplh.wa.gov.au

Dear Ms Fagan

GREATER BUNBURY REGION SCHEME AMENDMENT 0060/41 — WATERLOO
INDUSTRIAL EXPANSION AREA

Thank you for your letter of 15 September 2020 requesting comments from the
Department of Health (DOH) on the above proposal. The DOH provides the following
comment:

1. Water Supply and Wastewater Disposal

The Amendment is to require that development is to be connected to scheme water
and reticulated sewerage and be in accordance with the Government Sewerage Policy
2019.

The subject land has been identified as having elevated groundwater and surface
inundation. As such, the DOH does not support the Amendment unless it can be
clearly demonstrated that each of the proposed lots are suitable for effluent disposal
via a site-specific Site and Soil Evaluation (SSE) report under winter conditions and in
accordance with AS/NZ 1547.2012.

The SSE shall include the following as a minimum:

e Detailed site and soil assessment of the proposed lots under winter conditions;

e The most suitable locations for effluent disposal areas on each proposed lot based
on site and soil characteristics such as the depth to groundwater, type and depth
of soils, slope grade, information addressing any proposed fill if required, or
drainage works, post-development water movement (addressing run-off and that
re-directed water will not impact upon surrounding properties or receiving water
bodies) and distances to areas that are subject to inundation or flooding from any
rainfall event greater than the 10% Annual Exceedance Probability.

e Iffill is proposed, management of effluent run-off from filled effluent disposal area.
How is it going to be prevented?

e The minimum required land application area as per Schedule 2 of the Government
Sewerage Policy 2019.

¢ Long term management of proposed on-site wastewater systems.
189 Poyal Streel East Perth Western Auslraliza it
Telephone (08) 8222 2000 TTY 1340
1) Ry 8177 Perth Business Centre Weslarm Australia 60044
ABN 28 884 750 40
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Submission 2



Submission 2



Submission 2



Submission 2



Submission 2



Submission 2



Submission 2



Submission 2



Submission 2



Submission 2



Submission 2



Submission 2



Submission 2



Submission 3



Submission 3



Submission 3



Submission 3



Submission 4



Submission 4



Submission 4



Submission 5

Response ID ANON-2Q5T-BE7V-Z

Submitted to Greater Bunbury Region Scheme Amendment 0060/41 Waterloo Industrial Expansion Area
Submitted on 2020-12-11 14:45:18

Submission

1 What is your first name?

First name:
Jade

2 What is your surname?

surname:
Lam Sin Cho

3 Submissions may be published as part of the consultation process. Do you wish to have your name removed from your submission?
Yes
4 What is your email address?

Email:
jade.lamsincho@pta.wa.gov.au

5 Postcode

postcode:
6000

6 Do you support/oppose the proposal?

Support

7 Submission (reasons for support/opposition). Please type your submission into the box below or copy and paste text from a Microsoft
Word document.

Submission:
Thank you for your letter requesting comment from the Public Transport Authority. The PTA has no objections to the GBRS Amendment.

Regards

Jade Lam Sin Cho

Senior Planning and Development Coordinator | Infrastructure Planning & Land Services
Public Transport Authority of Western Australia

Level 4, Public Transport Centre, West Parade, Perth, 6000

PO Box 8125, Perth Business Centre, WA, 6849

Tel: (08) 9326 2473

Email: jade.lamsincho@pta.wa.gov.au | Web: www.pta.wa.gov.au

File upload:
No file was uploaded

8 Please choose one of the following:
No, | do not wish to speak at the hearings.

Additional information

13 You should be aware that:
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Development 629 hevicastle Street PO Box 100 T (08) 9420 2099
Services Leederville VWA 6007 Leedenville WA 6902 F (08)9420 2193 B

CORPORATION

Your Ref: RLS/0866)

Our Ref: 57121865 (RPS370093)
Enquiries: Brett Coombes

Direct Tel: 9420 3165

Fax: 9420 3193

16 December 2020

Secretary

Western Australian Planning Commission (Bunbury)
61 Victoria St

BUNBURY WA 6230

Attention: Brod Meredith; Veronica Martin

Greater Bunbury Region Scheme Amendment 0060/41
Waterloo Industrial Expansion Area

Thank you for your letter of 15 September 2020 inviting comments on the GBRS
amendment to rezone land in the Waterloo area from ‘Rural’ to ‘Industrial Deferred'.

It is noted that the WAPC will require, among other things, that future developers of
land in the Waterloo industrial expansion area obtain agreement with a licensed
service provider/s regarding staging and financing of services. As outlined in the
Waterloo Industrial Park DSP (February 2020) and supporting studies, these matters
and the appointment of a water and wastewater service provider should be
addressed prior to the local structure planning stage in order to avoid piecemeal
approaches to servicing.

Existing customers in the Picton and Waterloo areas are currently provided with
water by Aqwest. Fit for purpose water supply options for irrigation and other
purposes in the future Waterloo industrial area have been considered as part of the
Water Servicing Report (GHD, 2018). The feasibility of these water servicing options
will need to be further investigated and embedded in the local structure plans.

The land in Waterloo and the adjoining Wanju urban expansion area to the north is
mostly flat and low lying and remote from available water storages. Existing Water
Corporation headworks infrastructure (trunk mains, water storage tanks, distribution
mains) servicing customers in the developed parts of Australind and Eaton do not
have the capacity and height to also service Wanju and Waterloo. New headworks
infrastructure will need to be planned and capital funding secured to service Wanju
and Waterloo.

In view of the current rural nature of land uses, the Waterloo area is currently not
serviced with reticulated sewerage. Existing industries in the adjoining Picton
industrial area to the west are also not serviced with sewerage. The Waterloo land is
remote from Water Corporation sewerage networks and is not currently included in
the Corporation’s long-term wastewater infrastructure planning for the greater
Bunbury region. The land is located approximately 15km from the Corporation’s
Bunbury WWTP (Dalyellup).

watercorporation.com.au ABN 28 003 434917
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